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February 12, 2024 
230469 
 
 
 
Ms. Carolyn Eyerman, Town Planner 
Town of Gorham Municipal Offices 
75 South Street, Suite 1 
Gorham, ME 04038 
 
Master Plan Application 
The Residences at Gorham Country Club 
 
Dear Carol: 
 
On Behalf of Troiano Properties, LLC (Applicant) we are pleased to apply for Master Plan approval for 
The Residences at Gorham Country Club; a mixed-use multi-family residential and commercial 
development on McLellan Road, located in the South Gorham Crossroads (SGXR) District.   
 
We appreciate the time the Staff has spent with us developing a plan to address challenges to the 
development of this area of Gorham related to the extension of public water and sewer.   
 
Project Site 
 
The project site is a portion of the parcel identified by the Town of Gorham as Tax Map 7, Lot 18 within 
the South Gorham Crossroads (SGXR) District. The site is a portion of the former Gorham Country Club 
with 1,950 feet of frontage on McLellan Road, west of Brackett Road. The rear of the property abuts 
land recently acquired by the Maine Turnpike Authority for the future Maine Turnpike spur extension.  
 
The site occupies approximately 38.3 acres of rolling terrain generally flowing southwesterly across the 
site. Stormwater runoff from the majority of the site drains southwesterly to a culvert under McLellan 
Road, then to a tributary of the Stroudwater River. A man-made pond on the former golf course 
occupies a portion of the northwest area of the site.   
 
Development Program 
 
The Applicant is proposing a phased, mixed-use project comprised of multi-family residential units 
including townhouses and apartments, and commercial development.   
 
The program is planned to achieve the purpose of the South Gorham Crossroads District (SGXR) which 
was created, in part “To provide a mixed-use area of higher density residential development and a range 
of non-residential uses, including small locally focused retail and service, as well as compatible regionally 
focused business and services…” With no residential density restrictions, the SGXR was created to allow 
for the orderly development of needed residential housing and mixed-use development. 
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The challenges to achieving high-density multi-family housing, particularly apartments, include the very 
high initial cost to provide the public water and sewer to support that development, coupled with 
certain provisions of the Growth Ordinance and septic system ordinance that make apartment 
development challenging.  
 
The Applicant has evaluated the development potential of the property and the cost, over time, of the 
extension of public water and sewer. The building program and proposed phasing will allow for a 
successful development with certain findings by the Planning Board and City Council as discussed in the 
narrative below.  
 
The development program is summarized as follows. 
 

Phase Program Utility Considerations 

Phase 1 59 Townhouse units  

• 3-, 4-, and 5-plex attached units 

• Associated access drives and parking 
(driveways and garages) 

• Public water extended to the site 

• Cluster septic system (Council Approval) 

• Stormwater management 
 

Phase 2 10,000 SF Commercial Space 

• Uses undetermined 

• Master Plan Developed to allow for a 
gas station and commercial use with 
drive-through window (bank or 
restaurant) 

• Public sewer extended to the site 

• Connection to public water  
 

Phase 3 90 Apartment Units 

• 15-unit buildings 

• Garage parking and surface parking 

• Connected to public water and sewer 

Phase 4 15,000 SF Commercial Space 

• Uses undetermined 

• Master Plan Developed to allow 
commercial uses with drive-through 
windows (bank or restaurant) 

• Connected to public water and sewer 

Phase 5 75 Apartment Units 

• 15-unit buildings 

• Associated parking 

• Connected to public water and sewer 

Phase 6 60 Apartment Units 

• 15-unit buildings and parking 

• Clubhouse 

• Pool 

• Dog park amenity 

• Connected to public water and sewer 

• Phase 1 connection to public sewer, septic 
field abandoned or removed for the Phase 6 
development 

 
Master Plan Request and Determinations Needed for a Viable Project 
 
The SGXR District envisions and allows for unlimited density and a wide range of potential uses. This 
vision cannot currently be achieved due to the lack of public water and sewer in the area and the 
limitations that certain current Town Ordinances present to higher-density multi-family developments, 
particularly apartments.  
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The Applicant is working through several processes to set the stage for a viable development that can be 
financed. The following items outline the challenges of the site and the Applicant's development 
approach necessary for a successful project. 
 
1. Cluster Septic Systems 

 
The Applicant is currently seeking a revision to the Septic Ordinance to allow for the installation of 
clustered septic systems for the proposed multi-family phase of the development. A draft revision 
has been sponsored by a member of the Town Council, with an initial hearing with the Ordinance 
Committee anticipated this spring. The proposed amendment would allow for advances in septic 
system technology to be employed at the site.   
 
As currently written, the Septic Ordinance prohibits clustered septic systems and would require 
individual septic fields for each building. The space and setback requirements for such development 
are not practicable or economically viable.  
 
The current ordinance’s cluster system prohibition dates to 1988, with the last ordinance revision in 
December 1990. This ordinance is now 33+ years old. Significant advancements in sewer treatment 
technology have occurred over the past three decades. These advancements include technologies 
that incorporate advanced treatment methods such as aeration and anaerobic filtration, 
clarification, and disinfection. These advanced treatment methods provide proven enhanced and 
efficient means to treat domestic and commercial wastewater when public sewer is not available. 
Modern treatment systems reduce the biological load, nitrate/nitrogen, and are readily utilized for 
cluster systems. The purpose of this proposed ordinance revision is to recognize the advancements 
in technologies to promote effective and efficient treatment alternatives that do not preclude 
cluster systems. 
 
A cluster septic system, with safeguards including the creation of an association responsible for the 
long-term maintenance and operation of the system, along with the provision of public water to the 
site as part of the first phase of development, is a viable development program.   
 
Phase 1, as proposed, will initially operate on a cluster septic system. The Phase 1 collection system 
will be designed for connection to a public sewer when it is constructed. In the proposed plan, the 
public sewer will be extended to the site in Phase 2 and extended through the site in Phases 4-6.  
The septic system may remain in operation until Phase 6 of the project is developed, at which time 
the Phase 1 development will be connected to the public sewer and the septic system removed or 
abandoned.  
 

2. Extension of Public Water 
 
The Applicant is proposing to extend public water approximately 5,500 linear feet as part of Phase 1 
of development and will not seek a waiver of the requirement to provide public water, despite its 
cost. The proposed extension will occur from the intersection of Shirley Lane and Brackett Road, on 
the premise that a recently approved project will construct water to this location.  
 
This is a significant infrastructure investment. To absorb this cost, the Applicant must request that 
the Planning Board make a finding that the project as proposed, with the phasing outlined, qualifies 
as a Mixed-use Development and is exempt from the Growth Management Ordinance under Section 
6.e. 
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3. Growth Management Ordinance, Finding as a Mixed-Use Development 
 
The Growth Management Ordinance seeks to limit and control residential development in the Town. 
It is specifically geared toward limiting market-rate single-family residential development, the sort of 
development that has a greater impact on school populations when compared to apartments and 
other higher-density multi-family residential developments. The limitations in the Ordinance 
(limited to 10 growth permits per year for the project) are a reasonable approach for single-family 
residential development.  
 
However, the Growth Ordinance is a significant impediment to multi-unit development, particularly 
apartments, which are a significant need in the community and the kind of development that the 
SGXR district envisions. To be financially viable and financeable, an apartment development must be 
able to construct and occupy more than 10 units per year. An apartment development must present 
a positive pro forma of development cost to return to be considered for construction financing by a 
lender. A significant factor in this pro forma is the ability to occupy all the constructed units upon 
completion. This is not possible under the current Growth Ordinance. Under the current Ordinance, 
the developer of an apartment of even 15 units cannot reasonably construct a portion of the 
building with 10 or fewer growth permits and then wait to obtain the growth permits for the 
remaining units in a future year(s). Such a scheme and uncertainty is difficult to plan, economically 
construct, and finance.  
 
For the proposed project to be viable, the Applicant is requesting a finding that the project, with its 
proposed phasing, is a multi-use development, qualifying for an exemption under section 6.e of the 
Growth Management. This finding will allow Phase 1 of the project to be constructed over a 3- to 4-
year period, rather than the 6+ years that might otherwise be required under the Growth 
Management Ordinance. In return, the Town will receive the benefit of the extension of public 
water over a mile along Bracket Road.  
 
Without this exemption, the project is not viable. The Applicant must be able to build out Phase 1 
expeditiously to recoup the cost of the water main extension (and future phase sewer extension). 
Extending the time of return under the Growth Management limits does not allow the project to 
move forward. 
 

4. Extension of Public Sewer 
 
The planned development program will include extending public sewer to the site as part of the 
Phase 2 project. The completion of the Phase 1 development (if exempt from the Growth 
Management Ordinance) will provide sufficient return on investment to make the extension of 
public sewer to the site viable.  
 
Under Maine’s subsurface wastewater rules, the septic capacity of the property is limited, and un-
sewered developments cannot achieve the density allowed for and envisioned when the Town 
created the SGXR district. The Phase 1 project will use roughly two-thirds of the site's allowable 
septic capacity, such that Phase 2 could be developed on a septic system, for limited commercial 
uses, but those restrictions make the Phase 2 development unattractive for many potential 
commercial tenants and allowable uses. Without public sewer, no development beyond Phase 2 is 
viable.  
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Recognizing this condition, the Applicant plans to extend the public sewer to the site as part of the 
Phase 2 development. With the extension of the sewer, Phases 2-6 will be developed with public 
water and sewer. The Phase 1 development will be connected to the public sewer as the site 
develops, likely as part of the Phase 6 project. 
 

Review Requests 
 
The Applicant is seeking Master Plan approval as an initial and early step in the development process 
due to the significant challenges presented by the lack of public water and sewer at the project site, the 
requirements of the zone, and the Gorham Growth Management Ordinance.   
 
When the project comes before the Planning Board, we are requesting approval of the master plan with 
a finding that the project qualifies for an exemption from the Growth Management Ordinance as a 
mixed-use development, pursuant to Section 6.e of the Growth Management Ordinance. Such a finding, 
if granted, will provide the project with standing as a preliminary plan and will determine if the project 
remains viable to move forward.  
 
Thank you for your time and attention to this project and the time the Staff has spent with the Applicant 
to determine a path forward. As we have discussed, there is currently no application form for Master 
Plan submissions in the SGXR zone. We have enclosed the Town’s current Sketch Plan application with 
typical attachments.  
 
Please contact me if you have questions or require additional information to continue the review of the 
Master Plan.  
 
Sincerely, 
 
SEBAGO TECHNICS, INC. 

 
Daniel L. Riley, PE  
Senior Vice President, Engineering   
  
DLR:js 
Enc. 
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